
Planning Commission

CITY AND BOROUGH OF SITKA

Meeting Agenda - Final

Chris Spivey, Chair 

Darrell Windsor, Vice Chair

Randy Hughey

Victor Weaver

Harrigan Centennial Hall7:00 PMWednesday, November 6, 2019

I. CALL TO ORDER AND ROLL CALL

II. CONSIDERATION OF THE AGENDA

III. CONSIDERATION OF THE MINUTES

A PM 19-16 Approve the October 16, 2019 minutes.

16-Oct 16 2019 DRAFTAttachments:

IV. PERSONS TO BE HEARD

(Public participation on any item off the agenda. All public testimony is not to exceed 3 

minutes for any individual, unless the Chair imposes other time constraints at the 

beginning of the agenda item.)

V. PLANNING DIRECTOR’S REPORT

VI. REPORTS

VII. THE EVENING BUSINESS
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B CUP 19-20 Public hearing and consideration of a conditional use permit for a 

short-term rental at 103 Kramer Avenue in the R-1 MH single-family, 

duplex, and manufactured home zoning district. The property is also known 

as Lot A, Horvath Subdivision. The request is filed by Matthew and Sidney 

Kinney. The owners of record are Matthew and Sidney Kinney.

CUP 19-20 103 Kramer STR_Staff Report

CUP 19-20 103 Kramer STR_Aerial

CUP 19-20 103 Kramer STR_STR Density

CUP 19-20 103 Kramer STR_Floor Plan

CUP 19-20 103 Kramer STR_Photos

CUP 19-20 103 Kramer STR_Plat

CUP 19-20 103 Kramer STR_Renter Handout

CUP 19-20 103 Kramer STR_Application

Attachments:

C CUP 19-21 Public hearing and consideration of a conditional use permit for a 

short-term rental at 3009 Halibut Point road in the R-1 MH single-family, 

duplex, and manufactured home zoning district. The property is also known 

as the Northwesterly portion of Lot U, US Survey 2751, Sitka Small Tracts 

Group. The request is filed by Charles and Theresa Olson. The owners of 

record are Charles and Theresa Olson.

CUP 19-21 3009 HPR STR_Staff Report

CUP 19-21 3009 HPR STR_Aerial

CUP 19-21 3009 HPR STR_STR Density

CUP 19-21 3009 HPR STR_Floor Plan

CUP 19-21 3009 HPR STR_Photos

CUP 19-21 3009 HPR STR_Plat

CUP 19-21 3009 HPR STR_Renter Handout

CUP 19-21 3009 HPR STR_Application

Attachments:
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D CUP 19-22 Public hearing and consideration of a conditional use permit for a 

short-term rental at 2160 Halibut Point Road in the R-1 MH single-family, 

duplex, and manufactured home zoning district. The property is also known 

as Lot 1, Vonrekowski Subdivision. The request is filed by Charles and 

Theresa Olson. The owners of record are Charles and Theresa Olson.

CUP 19-22 2160 HPR STR_Staff Report

CUP 19-22 2160 HPR STR_Aerial

CUP 19-22 2160 HPR STR_STR Density

CUP 19-22 2160 HPR STR_Floor Plan

CUP 19-22 2160 HPR STR_Photos

CUP 19-22 2160 HPR STR_Plat

CUP 19-22 2160 HPR STR_Renter Handout

CUP 19-22 2160 HPR STR_Application

Attachments:

E P 19- 05 Public hearing and consideration of a final plat for a minor subdivision to 

result in two lots at 601 Alice Loop in the Waterfront zoning district. The 

property is also known as Lot 10 Alice and Charcoal Island Subdivision. 

The request is filed by Shee Atika Holdings Alice Island, LLC. The owner of 

record is Shee Atika Holdings Alice Island, LLC.

P 19-05 Shee Atika 601 Alice Loop Subdivision_Staff Report

P 19-05 Shee Atika 601 Alice Loop Subdivision_Aerial

P 19-05 Shee Atika 601 Alice Loop Subdivision_Current Plat

P 19-05 Shee Atika 601 Alice Loop Subdivision_Proposed Plat

P 19-05 Shee Atika 601 Alice Loop Subdivision_Photos

P 19-05 Shee Atika 601 Alice Loop Subdivision_Applicant Materials

Attachments:

F P 19- 06 Public hearing and consideration of a final plat for a hybrid minor 

subdivision to result in five lots at 430 and 470 Alice Loop in the Waterfront 

zoning district. The properties are also known as Lot 11C and 11D William 

Paul Subdivision. The request is filed by Shee Atika Inc. The owner of 

record is Shee Atika Inc.

P 19-06 Shee Atika 430 & 470 Alice Loop_Staff Report

P 19-06 Shee Atika 430 & 470 Alice Loop_Aerial

P 19-06 Shee Atika 430 & 470 Alice Loop_Current Plat

P 19-06 Shee Atika 430 & 470 Alice Loop_Proposed Plat

P 19-06 Shee Atika 430 & 470 Alice Loop_Photos

P 19-06 Shee Atika 430 & 470 Alice Loop_Applicant Materials

Attachments:
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VIII. ADJOURNMENT

NOTE: More information on these agenda items can be found at 

https://sitka.legistar.com/Calendar.aspx or by contacting the Planning Office at 100 

Lincoln Street. Individuals having concerns or comments on any item are encouraged to 

provide written comments to the Planning Office or make comments at the Planning 

Commission meeting. Written comments may be dropped off at the Planning Office in 

City Hall, emailed to planning@cityofsitka.org, or faxed to (907) 747-6138. Those with 

questions may call (907) 747-1814.

Publish:
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CITY AND BOROUGH OF SITKA

Minutes - Draft

Planning Commission
Chris Spivey, Chair 

Darrell Windsor, Vice Chair

Randy Hughey

Victor Weaver

7:00 PM Harrigan Centennial HallWednesday, October 16, 2019

CALL TO ORDER AND ROLL CALLI.

Present: Chris Spivey (chair), Darrell Windsor, Randy Hughey, Victor Weaver, Stacy 

Mudry

Absent: Kevin Mosher (assembly liaison)

Staff: Amy Ainslie 

Public: Colin Flanagan, Kerri O'Toole, Jacob Kirkness, Dan Falvey, Richard Wein, 

Trevor Harang, Tracie Harang, Shannon Haugland 

Chair Spivey called the meeting to order at 7:00 pm.

CONSIDERATION OF THE AGENDAII.

CONSIDERATION OF THE MINUTESIII.

M-Hughey/S-Windsor moved to approve the October 2, 2019 minutes. Motion 

passed 5-0 by voice vote.

A PM 19-15 Approve the October 2, 2019 minutes. 

15-Oct 2 2019 DRAFTAttachments:

PERSONS TO BE HEARDIV.

PLANNING DIRECTOR’S REPORTV.

Ainslie informed the Commission that a formal offer for the Municipal Administrator 

position had been made from the Assembly to John Leach. If Leach accepted the 

position, he would start in the spring, likely early April. The Assembly had hired Hugh 

Bevan to serve as the Interim Municipal Administrator until Leach could start. There 

were no updates on filling the Planning Director position. Ainslie asked the 

Commissioners about their availability for December meetings as there was a question 

of whether or not the meetings would have a quorum, and if not, Ainslie would like to 

provide notice to the public. Based on the Commissioners responses, it appeared there 

would be a quorum for both December meetings. 

REPORTSVI.
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THE EVENING BUSINESSVII.

B MISC 19-17 Public hearing and consideration of an amendment to CUP 19-12, an 

approved conditional use permit for a food stand at 200 Lincoln Street in the 

Central Business District. The property is also known as Lot 6, Block 1 Sitka 

Townsite. The request is filed by Colin Flanagan. The owners of record are 

Troy and Vickie Denkinger.

MISC 19-17_CUP 19-12 Amendment_Staff Memo

MISC 19-17_CUP 19-12 Amendment_Aerial

MISC 19-17_CUP 19-12 Amendment_Application & Narrative

MISC 19-17_CUP 19-12 Amendment_Site Plan & Drawings

MISC 19-17_CUP 19-12 Amendment_Minutes

MISC 19-17_CUP 19-12 Amendment_Original CUP Information

Attachments:

Ainslie provided history on the original conditional use permit request, particularly 

focusing on the proposed set-up for food service which included an 8' x 8' pop-up 

canopy tent and tables. The applicant, Colin Flanagan, was interested in utilizing a 

more sound structure and had partnered with the Sitka High School (SHS) shop 

program to commission and purchase a shed-type structure. Ainslie felt this was a 

significant enough change to the original proposal to warrant an amendment to the 

permit and review from the Commission. The new structure could be more aesthetically 

pleasing as opposed to the pop-up tent, though this was subjective. Ainslie also 

maintained that like the original proposal, the structure would not impede pedestrian or 

vehicular traffic as the alley was not a thoroughfare connecting Lincoln Street and 

Harbor Drive, and that there were no expected additional impacts in terms of noise, 

odors, or hours of operation. Conversely, Ainslie noted two primary concerns. First, the 

structure would have to be moved with a forklift which could be an impediment to traffic 

while placing or removing it. Second, there was the potential for accessibility by 

emergency services to be impacted due to the size of the structure relative to the width 

of the alley. The proposal had been reviewed and approved by the Fire Chief, the 

applicant was working with the Building Department. Ainslie had added a passing 

fire/life/safety inspection from the Building Department to the conditions of approval. 

Given that these concerns could be monitored and mitigated, Ainslie recommended 

approval. 

Colin Flanagan came forward, reiterating that he was working with Mike Viera of the 

SHS shop program to design the shed to meet the needs of his business including the 

size, food safety concerns, and service window. This would be a new design from the 

sheds the students usually produced, which was interesting for the students to work 

on. Flanagan stated that the structure would be placed at the location in question in 

May and removed in October. Flanagan emphasized that the moving of the structure 

would be done early in the morning to avoid traffic impediments. Hughey asked if the 

structure had to be moved or if it could stay in place year-round, Flanagan answered 

that due to Building Code requirements if the structure was in place for more than 180 

days it would have to have a permanent foundation. Hughey also asked about the 

aesthetics of the structure and if it would match the look and feel of other downtown 

buildings. Flanagan stated that the aesthetic design was a priority and he wanted to 

operate a business that did not look out of place in the downtown area. Mudry 

discussed some of the challenges of forklift operations. 
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Richard Wein stated concerns regarding fire and ventilation inside a small, enclosed 

space and asked the Commission to consider whether or not the shed structure would 

be safer than the open canopy tent. 

The Commissioners felt that between Fire Department and Building Department 

oversight, any safety concerns could be monitored and/or mitigated. Ainslie added that 

DEC's Food Safety had also been consulted on the proposal. 

M-Hughey/S-Windsor moved to approve the proposed amendment to CUP 

19-12, a conditional use permit for a food stand in the central business district 

located at 200 Lincoln Street subject to the attached conditions of approval. 

The property was also known as Lot 6, Block 1, Sitka Townsite. The request 

was filed by Colin Flanagan. The owners of record were Troy and Vickie 

Denkinger. Motion passed 5-0 by voice vote.

C CUP 19-19 Public hearing and consideration of a conditional use permit for a short-term 
rental at 210 Lakeview Drive in the R-1 single family and duplex residential 
district. The property is also known as Lot 54, Amended Lakeview Heights 
Subdivision. The request is filed by Jacob Kirkness and Kerri O'Toole. The 
owners of record are Jacob Kirkness and Kerri O'Toole. 

CUP 19-19 210 Lakeview STR_Staff Report

CUP 19-19 210 Lakeview STR_Aerial

CUP 19-19 210 Lakeview STR_STR Density

CUP 19-19 210 Lakeview STR_Floor Plan

CUP 19-19 210 Lakeview STR_Photos

CUP 19-19 210 Lakeview STR_Plat

CUP 19-19 210 Lakeview STR_Renter Handout

CUP 19-19 210 Lakeview STR_Application

Attachments:

Ainslie described the density map included in the packet to show short-term rentals in 

the area. There was one other short-term rental on Lakeview Drive. There was a dense 

concentration of short-term rentals on the other side of Halibut Point Road in the 

Marine Street/Erler Street/Marine Street neighborhood. Ainslie described the unit to be 

rented as a one bedroom, one bathroom dwelling unit attached to the main house. The 

main house was the primary residence of the owners, so the owners would be on site 

to monitor any issues that could arise. There was ample parking available, easily 

meeting the requirement of two spaces per dwelling unit. Lakeview Drive functioned as 

a loop and had adequate size and condition to handle the vehicular traffic generated 

from the rental. There were many buffers between the property and neighbors - the 

house was set over 100 feet back from the front property line, there was lots of 

vegetation, and the property bordered the lake on one side. Ainslie recommended 

approval. 

The applicants, Jacob Kirkness and Kerri O'Toole came forward. Commissioners asked 

if they had any information or thoughts to add to the staff report. O'Toole stated that 

she wanted to have flexibility with the space to try out both long and short-term renting. 

Commissioners had no further questions. 

M-Windsor/S-Hughey moved to approve the conditional use permit for a 

short-term rental at 210 Lakeview Drive in the R-1 single-family and duplex 

residential district subject to the attached conditions of approval. The property 

is also known as Lot 54, Amended Lakeview Heights Subdivision. The request 
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was filed by Jacob Kirkness and Kerri O'Toole. The owners of record were 

Jacob Kirkness and Kerri O'Toole. Motion passed 5-0 by voice vote. 

M-Windsor/S-Hughey moved to adopt the required findings for conditional use 

permits. Motion passed 5-0 by voice vote.

D VAR 19-05 Public hearing and consideration of a platting variance to connect more than 
four properties to a private utility system at 123 Anna Drive in the R-2 

multifamily residential district. The property is also known as Lot 3, Miller 

Subdivision. The applicant is Daniel Falvey. The owners of record are Daniel 

Falvey and Kathleen O'Gara.

VAR 19-05 Falvey 123 Anna Drive_Staff Memo

VAR 19-05 Falvey 123 Anna Drive_Minutes

VAR 19-05 Falvey 123 Anna Drive_Access Easement and Utility 

Maintenance Agreement

VAR 19-05 Falvey 123 Anna Drive_Preliminary Plat

Attachments:

Ainslie provided history on the request, noting that a conceptual plat for the subdivision 

had been approved by the Commission at their March 6, 2019 meeting. The request is 

for a minor subdivision resulting in 2 lots within a hybrid minor subdivision. At the time, 

it was unclear whether the new lot would connect to public utilities on Anna Drive, or 

connect to the private utility system farther up Anna Drive. Per the subdivision code, 

connecting more than four lots to private utility systems required a platting variance. 

The applicant, Daniel Falvey, had spoken with the Public Works Department and found 

it would be better to connect to the private utility system because of the distance of 

trenching that would be required to reach the public utilities which would create a major 

disturbance to neighboring properties, the angle of the connection, and potential 

disturbance to public utility users on Anna Drive. Falvey had also worked with 

neighboring properties to create, agree to, and record a new maintenance agreement 

for the access easement and the private utility system. Ainslie recommended approval, 

concluding that the platting variance would not be injurous to the health or safety of 

others, prevents extensive road disturbance, and enabled neighborhood harmony 

through the creation of the new maintenance agreeent. 

Falvey came forward to provide more detail on his plans and some of the challenges of 

connecting to public utilities. Falvey clarified that over 300 feet of trenching would be 

required to connect to the public system which would be cost prohibitive and a major 

disturbance to access for neighbors. Falvey answered questions about the line sizes 

and the pumphouse, clarifying that there were currently five users and this proposal 

would increase that to six. Falvey added that it would be beneficial to have another 

property sharing in the cost of the pumphouse. 

M-Hughey/S-Windsor moved to approve the platting variance to connect more 

than four properties to a private utility system at 123 Anna Drive in the R-2 

multifamily residential district. The property was also known as Lot 3, Miller 

Subdivision. The applicant was Daniel Falvey. The owners of record were 

Daniel Falvey and Kathleen O'Gara. Motion passed 5-0 by voice vote. 

M-Hughey/S-Windsor moved to adopt the required findings for platting 

variances. Motion passed 5-0 by voice vote.

E P 19-01 Public hearing and consideration of a preliminary plat to result in two lots at 

123 Anna Drive in the R-2 multifamily residential district. The property is also 
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known as Lot 3, Miller Subdivision. The applicant is Daniel Falvey. The owners 

of record are Daniel Falvey and Kathleen O'Gara.

P 19-01 Falvey 123 Anna Drive_Staff Report

P 19-01 Falvey 123 Anna Drive_Aerial

P 19-01 Falvey 123 Anna Drive_Current Plat

P 19-01 Falvey 123 Anna Drive_Preliminary Plat

P 19-01 Falvey 123 Anna Drive_Photos

P 19-01 Falvey 123 Anna Drive_Drainage Report

P 19-01 Falvey 123 Anna Drive_Applicant Materials

Attachments:

Following on from the previous item, Ainslie provided more specifics on the new lots to 

be created. Lot 1 with the existing home would become 24,233 square feet net of 

access easements. Lot 2, the new lot, would be 13,877 square feet net of access 

easements. Both lots far exceeded the 6,000 square foot minimum for the zoning 

district. The new lot would be in a picturesque, residential neighborhood with mountain 

views and sparse development. The applicant, Daniel Falvey, planned to build an 

approximately 1200 square foot home on the new lot, and some lot preparation had 

been done. Ainslie also referenced the newly adopted maintenance agreement for the 

access easement and private utilities that Falvey had successfully executing which 

was a good improvement for the neighborhood. A drainage report had also been 

completed and reviewed by city engineering; city engineering had reviewed, and agreed 

to, the drainage plan. Ainslie recommended approval, concluding that while the area 

had been oddly developed and platted, the proposal was a creative use of the available 

area, and fit within the frameworks laid out in the subdivision code. 

Falvey stated that since conceptual plat approval, he had worked in good faith to 

complete the list of items he was told needed to be completed prior to preliminary plat 

approval including working on the updated maintenance agreement, having a survey 

done, and commissioning the drainage report. Falvey added that the drainage in the 

area would be improved as a result of his work on the road and new drainage ditches 

being constructed. Falvey also discussed some of the site plans for potential 

placement of a new residential structure.

Richard Wein, a property owner in the neighborhood, had questions regarding the site 

plan and where a house would be placed in relation to the road. Wein was primarily 

concerned with winter driving conditions. The grade of the road, coupled with ice and 

snow, made the road dangerous. If traction was lost, cars coming downhill currently 

could slide into this vacant area. If a home was constructed, vehicles could slide into 

the structure, parked cars, or the residents themselves. Commissioners and Falvey 

reviewed the plat, the width of the road, the placement of large rock walls along the 

roadsides, and the proposed house placement. 

There were also concerns from Commissioners regarding drainage; Mudry and Windsor 

both voiced concern regarding lack of guidance from a Planning Director. Hughey 

stated drainage reports and planning were done through city engineering, even when a 

Planning Director was in place and therefore felt there was adequate assurance that 

drainage was properly handled/accounted for. Weaver also agreed that drainage reports 

were completed, and reviewed, by engineers which Planning Directors usually did not 

have direct expertise in. 
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M-Hughey/S-Windsor moved to approve the preliminary plat of a hybrid minor 

subdivision to result in two lots at 123 Anna Drive in the R-2 multifamily 

residential district subject to the attached conditions of approval. The property 

was also known as Lot 3, Miller Subdivision. The request was filed by Daniel 

Falvey. The owners of record were Daniel Falvey and Kathleen O'Gara. Motion 

passed 5-0 by voice vote. 

M-Hughey/S-Windsor moved to adopt the findings as listed in the staff report. 

Motion passed 5-0 by voice vote.

ADJOURNMENTVIII.

Seeing no objection, Chair Spivey adjourned the meeting at 8:05 pm.
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 City and Borough of Sitka  

                 100 Lincoln Street • Sitka, Alaska  99835 

Coast Guard City, USA 
 

 

Providing for today…preparing for tomorrow 

 
Planning and Community Development Department 

 
AGENDA ITEM 

Case No: CUP 19-20 
Proposal:  Request for short-term rental at 103 Kramer Avenue 
Applicant: Matthew and Sidney Kinney 
Owner: Matthew and Sidney Kinney 
Location: 103 Kramer Avenue  
Legal: Lot A, Horvath Subdivision 
Zone:  R-1 MH single-family, duplex, and manufactured home zoning district 
Size:   8,340 SF 
Parcel ID:  2-5181-001 
Existing Use:  Residential 
Adjacent Use:  Single-family and duplex housing 
Utilities:  Existing 
Access:  Kramer Avenue  
 
KEY POINTS AND CONCERNS 

 Neighborhood appears to be primarily residential uses including single-family and duplex 
dwellings.  

 The short-term rental is in a structure with one dwelling unit, 3 bed/2.5 bath 
 The renter information handout shall comply with conditions of approval, specifically 

regarding access, parking, quiet hours, trash management, transportation, and respect for the 
neighborhood.  

 Short-term rentals have impacts to long-term rentals and home values. This is important to 
note regarding this specific proposal and STRs at large.  

 

RECOMMENDATION 

Staff recommends that the Planning Commission approve the short-term rental at 103 Kramer 
Avenue subject to the recommended conditions of approval. 
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BACKGROUND/PROJECT DESCRIPTION 

The following request is for a conditional use permit for short-term rental (STR) within a single-
family home. The unit to be used for short-term rentals is a 3,000 sf dwelling unit with 3 bedrooms, 
2.5 bathrooms, and a 2 car garage.  

Property is located off of Kramer Avenue which has low to moderate traffic volume and is accessed 
via an easement. The easement, while not signed, appears to have adequate condition and size to 
handle traffic generated from the rental.  

ANALYSIS 

1. CRITERIA TO BE USED IN DETERMINING THE IMPACT OF CONDITIONAL 
USES.1 

a. Amount of vehicular traffic to be generated and impacts of the traffic on nearby land uses: 
Applicant does not anticipate significant increase in vehicular traffic nor impact from proposed use 
as there is parking on-site, meeting the Sitka General Code requirement to afford space for two 
vehicles per dwelling unit. Home is accessed from Kramer Avenue via an easement.  

b. Amount of noise to be generated and its impacts on surrounding land use: Short term rentals 
have the potential to create noise from transient guests, however a property owners live in town and 
are available to address concerns.  

c. Odors to be generated by the use and their impacts: Potential odor impacts are minimal and in 
line with similar residential uses. Garbage shall be disposed of in a municipal container and in 
accordance with Sitka General Code requirements.  

d. Hours of operation: Available April – October.   

e. Location along a major or collector street: Accessed from a residential street and then via 
easement. 

f. Potential for users or clients to access the site through residential areas or substandard 
street creating a cut-through traffic scenario: Home can only be accessed from Kramer Avenue 
via access easement. No other cut-through routes are present.  

g. Effects on vehicular and pedestrian safety: No significant changes expected, minimal traffic 
with one or two cars utilized for the rental.  

                                                           
1 § 22.24.010.E  
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h. Ability of the police, fire, and EMS personnel to respond to emergency calls on the site: 
Residence has reasonable access from Kramer Avenue. Applicant does not anticipate a change from 
the current ability of emergency services personnel to access the site. 

i. Logic of the internal traffic layout: The rental unit is a single dwelling unit on two stories. The 
structure contains a kitchen, living/dining space, 3 bedrooms and 2.5 bathrooms.  

j. Effects of signage on nearby uses: No signage proposed. All signs shall comply with Sitka 
General Code. 

k. Presence of existing or proposed buffers on the site or immediately adjacent the site: House 
is set away from main road and accessed via easement. Some vegetation is present to provide 
buffering. While sides of property are close to neighboring structures due to narrowness of lot, the 
rear of the lot and abutting properties have extensive green space.  

l. Relationship if the proposed conditional use is in a specific location to the goals, policies, and 
objectives of the comprehensive plan: An STR can help support the existing and growing tourism 
industry by providing transient guests with short-term housing options that allow the potential for 
more visitors to visit Sitka, bringing in money and creating opportunities for job creation and 
economic development. STRs also increase the affordability of housing for owners by offsetting 
housing costs with rental income. However, STRs correlate with negative impacts to available 
housing stock for residents, long-term rental rates, and increased purchase prices for housing.  

m. Other criteria that surface through public comments or planning commission review: None 
at this time.   

RECOMMENDATION 

The Planning Department recommends that the Planning Commission approve the conditional use 
permit application for a short-term rental at 103 Kramer Avenue subject to the recommended 
conditions of approval. 

 
ATTACHMENTS 
Attachment A: Aerial  
Attachment B: STR Density 
Attachment C: Floor Plan 
Attachment D: Photos 
Attachment E: Plat 
Attachment F: Renter Handout 
Attachment G: Application 
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CONDITIONS OF APPROVAL 
 
1. Contingent upon a completed satisfactory life safety inspection. 

2. The facility shall be operated consistent with the application, narrative, and plans that were 
submitted with the request.  

3. The applicant shall submit an annual report beginning in 2020, covering the information on the 
form prepared by the Municipality, summarizing the number of nights the facility has been rented 
over the twelve month period starting with the date the facility began operation, bed tax remitted, 
any violations, concerns, and solutions implemented. The report is due within thirty days following 
the end of the reporting period. 

4. The Planning Commission, at its discretion, may schedule a public hearing at any time for the 
purpose of resolving issues with the request and mitigating adverse impacts on nearby properties 
upon receipt of meritorious complaint or evidence of violation of conditions of approval. 

5. Failure to comply with all applicable tax laws, including but not limited to remittance of all sales 
and bed tax, shall be grounds for revocation of the conditional use permit.  

6. The property owner shall register for a sales account prior to the Conditional Use Permit 
becoming valid.  

7. To mitigate the impact of odor from the short-term rental and comply with bear attraction 
nuisance requirements, the property owner shall assure all trash is deposited in trash receptacles and 
only placed on street for collection after 4:00 a.m. on trash collection day.  

8. To mitigate parking and traffic impacts, property owner shall provide detailed parking and traffic 
rules, and shall ensure all parking for all uses (residential or short-term rental) shall occur off-street, 
on-site, and further that should off-site parking occur at any time, the conditional use permit shall be 
revoked.   

9. Any signs must comply with Sitka General Code 22.20.090. 

10. A detailed rental overview shall be provided to renters detailing directions to the unit, 
transportation options, appropriate access, parking, trash management, noise control/quiet hours, 
and a general condition to respect the surrounding residential neighborhood. The renter handout 
shall include an advisory note to tenants to be mindful of vehicle and especially pedestrian traffic in 
the area, and to exercise caution coming and going from the property in motor vehicles.  

12. The property owner shall communicate to renters that a violation of these conditions of approval 
will be grounds for eviction of the short-term renters. 

13. Failure to comply with any of the above conditions may result in revocation of the conditional 
use permit. 
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Motions in favor of approval 
 

1) “I move to approve the conditional use permit for a short-term rental at 103 Kramer Avenue 
in the R-1 MH single-family, duplex, and manufactured home zoning district subject to the 
attached conditions of approval. The property is also known as Lot A, Horvath Subdivision. 
The request is filed by Matthew and Sidney Kinney. The owners of record are Matthew and 
Sidney Kinney.  
 

2) “I move to adopt the required findings for conditional use permits.” 
 
The Planning Commission shall not approve a proposed development unless it first makes the 
following findings and conclusions:2 

 
1. …The granting of the proposed conditional use permit will not: 

a. Be detrimental to the public health, safety, and general welfare; specifically, 

conditions of approval require responsible management of garbage, noise, 

traffic, and parking, which will be monitored and enforced by the applicant. 

b. Adversely affect the established character of the surrounding vicinity; 
specifically, the rental makes use of an already developed single-family home 

with owner/manager monitoring the property. 

c. Be injurious to the uses, property, or improvements adjacent to, and in the 
vicinity of, the site in which the proposed use is to be located; specifically, by 

the enforcement of mitigation for potential impacts including traffic, odor, noise, 

and parking. 

2. The granting of the proposed conditional use permit is consistent and compatible 
with the intent of the goals, objectives, and policies of the comprehensive plan and 
any implementing regulation; specifically, to help sustain the existing and growing 

tourism industry in support of economic development goals and objectives to increase 

employment and attract new business. 

3. All conditions necessary to lessen any impacts of the proposed use are conditions 
that can be monitored and enforced; specifically, the applicant will monitor the 

property to enforce conditions 24/7. Violation of the rules provided in the rental 

overview may be grounds for eviction. 

                                                           
2 §22.30.160(C)—Required Findings for Conditional Use Permits 



11/1/2019

1/1

Imagery ©2019 Maxar TechnologiesReport a map errorImagery ©2019 Maxar Technologies Terms of Use

https://www.google.com/maps/@57.0761764,-135.370979,18z/data=!3m1!1e3!10m1!1e1!12b1?source=apiv3&rapsrc=apiv3
https://maps.google.com/maps?ll=57.076176,-135.370979&z=18&t=k&hl=en-US&gl=US&mapclient=apiv3
https://www.google.com/intl/en-US_US/help/terms_maps.html


11/1/2019

1/1

Imagery ©2019 Maxar TechnologiesReport a map errorImagery ©2019 Maxar Technologies Terms of Use

https://www.google.com/maps/@57.0765169,-135.3706193,18z/data=!3m1!1e3!10m1!1e1!12b1?source=apiv3&rapsrc=apiv3
https://maps.google.com/maps?ll=57.076517,-135.370619&z=18&t=k&hl=en-US&gl=US&mapclient=apiv3
https://www.google.com/intl/en-US_US/help/terms_maps.html


















 

 City and Borough of Sitka  

                 100 Lincoln Street • Sitka, Alaska  99835 

Coast Guard City, USA 
 

 

Providing for today…preparing for tomorrow 

 
Planning and Community Development Department 

 
AGENDA ITEM 

Case No: CUP 19-21 
Proposal:  Request for short-term rental at 3009 Halibut Point Road 
Applicant: Charles and Theresa Olson 
Owner: Charles and Theresa Olson 
Location: 3009 Halibut Point Road 
Legal: Northwesterly portion of Lot U, U.S. Survey 2751, Sitka Small Tracts Group 
Zone:  R-1 MH single-family, duplex, and manufactured home zoning district 
Size:   9,278 SF 
Parcel ID:  2-5470-000 
Existing Use:  Residential 
Adjacent Use:  Single-family and duplex housing 
Utilities:  Existing 
Access:  Halibut Point Road  
 
KEY POINTS AND CONCERNS 

 Neighborhood appears to be primarily residential uses including single-family and duplex 
dwellings.  

 The short-term rental is in a structure with two dwelling units, one upstairs which is the 
primary residence of the property owners, and another in the basement/lower floor of the 
home that has 2 bedrooms and 1 bathroom.  

 The renter information handout shall comply with conditions of approval, specifically 
regarding access, parking, quiet hours, trash management, transportation, and respect for the 
neighborhood.  

 Short-term rentals have impacts to long-term rentals and home values. This is important to 
note regarding this specific proposal and STRs at large.  

 

RECOMMENDATION 

Staff recommends that the Planning Commission approve the short-term rental at 3009 Halibut 
Point Road subject to the recommended conditions of approval. 
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BACKGROUND/PROJECT DESCRIPTION 

The following request is for a conditional use permit for short-term rental (STR) within a home with 
two dwelling units. The unit to be used for short-term rentals is approximately 1,250 sf dwelling 
unit with 2 bedrooms and 1 bathroom.  

Property is an ocean front lot with significant vegetation buffers on both sides of the lot, and is 
directly served from the highway.  

ANALYSIS 

1. CRITERIA TO BE USED IN DETERMINING THE IMPACT OF CONDITIONAL 
USES.1 

a. Amount of vehicular traffic to be generated and impacts of the traffic on nearby land uses: 
Applicant does not anticipate significant increase in vehicular traffic nor impact from proposed use 
as there is parking on-site, meeting the Sitka General Code requirement to afford space for two 
vehicles per dwelling unit. Home is accessed directly from Halibut Point Road.  

b. Amount of noise to be generated and its impacts on surrounding land use: Short term rentals 
have the potential to create noise from transient guests, however the property owners live on site 
and will be able to monitor any noise disturbances.   

c. Odors to be generated by the use and their impacts: Potential odor impacts are minimal and in 
line with similar residential uses. Garbage shall be disposed of in a municipal container and in 
accordance with Sitka General Code requirements.  

d. Hours of operation: Available year round.  

e. Location along a major or collector street: Accessed from a state-maintained highway.  

f. Potential for users or clients to access the site through residential areas or substandard 
street creating a cut-through traffic scenario: Home can only be accessed from Halibut Point 
Road. No other cut-through routes are present.  

g. Effects on vehicular and pedestrian safety: No significant changes expected, minimal traffic 
with one or two cars utilized for the rental.  

                                                           
1 § 22.24.010.E  
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h. Ability of the police, fire, and EMS personnel to respond to emergency calls on the site: 
Residence has reasonable access from Halibut Point Road. Applicant does not anticipate a change 
from the current ability of emergency services personnel to access the site. 

i. Logic of the internal traffic layout: The rental unit is a dwelling unit on the first/basement level. 
The structure contains a kitchen, living/dining space, 2 bedrooms and 1 bathroom.  

j. Effects of signage on nearby uses: No signage proposed. All signs shall comply with Sitka 
General Code. 

k. Presence of existing or proposed buffers on the site or immediately adjacent the site: Ample 
vegetation on each side of the structure is present, and ocean front on rear of property.  

l. Relationship if the proposed conditional use is in a specific location to the goals, policies, and 
objectives of the comprehensive plan: An STR can help support the existing and growing tourism 
industry by providing transient guests with short-term housing options that allow the potential for 
more visitors to visit Sitka, bringing in money and creating opportunities for job creation and 
economic development. STRs also increase the affordability of housing for owners by offsetting 
housing costs with rental income. However, STRs correlate with negative impacts to available 
housing stock for residents, long-term rental rates, and increased purchase prices for housing.  

m. Other criteria that surface through public comments or planning commission review: None 
at this time.   

RECOMMENDATION 

The Planning Department recommends that the Planning Commission approve the conditional use 
permit application for a short-term rental at 3009 Halibut Point Road subject to the recommended 
conditions of approval. 

 

 
ATTACHMENTS 
Attachment A: Aerial  
Attachment B: STR Density 
Attachment C: Floor Plan 
Attachment D: Photos 
Attachment E: Plat 
Attachment F: Renter Handout 
Attachment G: Application 
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CONDITIONS OF APPROVAL 
 
1. Contingent upon a completed satisfactory life safety inspection. 

2. The facility shall be operated consistent with the application, narrative, and plans that were 
submitted with the request.  

3. The applicant shall submit an annual report beginning in 2020, covering the information on the 
form prepared by the Municipality, summarizing the number of nights the facility has been rented 
over the twelve month period starting with the date the facility began operation, bed tax remitted, 
any violations, concerns, and solutions implemented. The report is due within thirty days following 
the end of the reporting period. 

4. The Planning Commission, at its discretion, may schedule a public hearing at any time for the 
purpose of resolving issues with the request and mitigating adverse impacts on nearby properties 
upon receipt of meritorious complaint or evidence of violation of conditions of approval. 

5. Failure to comply with all applicable tax laws, including but not limited to remittance of all sales 
and bed tax, shall be grounds for revocation of the conditional use permit.  

6. The property owner shall register for a sales account prior to the Conditional Use Permit 
becoming valid.  

7. To mitigate the impact of odor from the short-term rental and comply with bear attraction 
nuisance requirements, the property owner shall assure all trash is deposited in trash receptacles and 
only placed on street for collection after 4:00 a.m. on trash collection day.  

8. To mitigate parking and traffic impacts, property owner shall provide detailed parking and traffic 
rules, and shall ensure all parking for all uses (residential or short-term rental) shall occur off-street, 
on-site, and further that should off-site parking occur at any time, the conditional use permit shall be 
revoked.   

9. Any signs must comply with Sitka General Code 22.20.090. 

10. A detailed rental overview shall be provided to renters detailing directions to the unit, 
transportation options, appropriate access, parking, trash management, noise control/quiet hours, 
and a general condition to respect the surrounding residential neighborhood. The renter handout 
shall include an advisory note to tenants to be mindful of vehicle and especially pedestrian traffic in 
the area, and to exercise caution coming and going from the property in motor vehicles.  

12. The property owner shall communicate to renters that a violation of these conditions of approval 
will be grounds for eviction of the short-term renters. 

13. Failure to comply with any of the above conditions may result in revocation of the conditional 
use permit. 
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Motions in favor of approval 
 

1) “I move to approve the conditional use permit for a short-term rental at 3009 Halibut Point 
Road in the R-1 MH single-family, duplex, and manufactured home zoning district subject to 
the attached conditions of approval. The property is also known as the Northwesterly portion 
of Lot U, U.S. Survey 2751, Sitka Small Tracts Group. The request is filed by Charles and 
Theresa Olson. The owners of record are Charles and Theresa Olson.  
 

2) “I move to adopt the required findings for conditional use permits.” 
 
The Planning Commission shall not approve a proposed development unless it first makes the 
following findings and conclusions:2 

 
1. …The granting of the proposed conditional use permit will not: 

a. Be detrimental to the public health, safety, and general welfare; specifically, 

conditions of approval require responsible management of garbage, noise, 

traffic, and parking, which will be monitored and enforced by the applicant. 

b. Adversely affect the established character of the surrounding vicinity; 
specifically, the rental makes use of an already developed single-family home 

with owner/manager monitoring the property. 

c. Be injurious to the uses, property, or improvements adjacent to, and in the 
vicinity of, the site in which the proposed use is to be located; specifically, by 

the enforcement of mitigation for potential impacts including traffic, odor, noise, 

and parking. 

2. The granting of the proposed conditional use permit is consistent and compatible 
with the intent of the goals, objectives, and policies of the comprehensive plan and 
any implementing regulation; specifically, to help sustain the existing and growing 

tourism industry in support of economic development goals and objectives to increase 

employment and attract new business. 

3. All conditions necessary to lessen any impacts of the proposed use are conditions 
that can be monitored and enforced; specifically, the applicant will monitor the 

property to enforce conditions 24/7. Violation of the rules provided in the rental 

overview may be grounds for eviction. 

                                                           
2 §22.30.160(C)—Required Findings for Conditional Use Permits 
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Coast Guard City, USA 
 

 

Providing for today…preparing for tomorrow 

 
Planning and Community Development Department 

 
AGENDA ITEM 

Case No: CUP 19-22 
Proposal:  Request for short-term rental at 2160 Halibut Point Road 
Applicant: Charles and Theresa Olson 
Owner: Charles and Theresa Olson 
Location: 2160 Halibut Point Road 
Legal: Lot 1, Vonrekowski Subdivision 
Zone:  R-1 MH single-family, duplex, and manufactured home zoning district 
Size:   15,832 SF 
Parcel ID:  2-5183-001 
Existing Use:  Residential 
Adjacent Use:  Single-family and duplex housing 
Utilities:  Existing 
Access:  Halibut Point Road  
 
KEY POINTS AND CONCERNS 

 Neighborhood appears to be primarily residential uses including single-family and duplex 
dwellings.  

 The short-term rental is in a structure with one dwelling unit which has 1 bedroom, 1 
bathroom, and a 2 car garage   

 The renter information handout shall comply with conditions of approval, specifically 
regarding access, parking, quiet hours, trash management, transportation, and respect for the 
neighborhood.  

 Short-term rentals have impacts to long-term rentals and home values. This is important to 
note regarding this specific proposal and STRs at large.  

 

RECOMMENDATION 

Staff recommends that the Planning Commission approve the short-term rental at 2160 Halibut 
Point Road subject to the recommended conditions of approval. 
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BACKGROUND/PROJECT DESCRIPTION 

The following request is for a conditional use permit for short-term rental (STR) within a single 
family home. The unit is approximately 1,100 sf with a kitchen, living/dining room, 1 bedroom, 1 
bathroom, and a 2 car garage.  

Property is a large lot directly served from the highway. The house is set over 100 feet back from 
the front property line, there is vegetation behind the home to serve as a substantial buffer from rear 
properties, and is across the street from a recreational area.  

ANALYSIS 

1. CRITERIA TO BE USED IN DETERMINING THE IMPACT OF CONDITIONAL 
USES.1 

a. Amount of vehicular traffic to be generated and impacts of the traffic on nearby land uses: 
Applicant does not anticipate significant increase in vehicular traffic nor impact from proposed use 
as there is parking on-site, meeting the Sitka General Code requirement to afford space for two 
vehicles per dwelling unit. Home is accessed directly from Halibut Point Road.  

b. Amount of noise to be generated and its impacts on surrounding land use: Short term rentals 
have the potential to create noise from transient guests, however the property owners live in town 
and will be available to monitor disturbances.   

c. Odors to be generated by the use and their impacts: Potential odor impacts are minimal and in 
line with similar residential uses. Garbage shall be disposed of in a municipal container and in 
accordance with Sitka General Code requirements.  

d. Hours of operation: Available year round.  

e. Location along a major or collector street: Accessed from a state-maintained highway.  

f. Potential for users or clients to access the site through residential areas or substandard 
street creating a cut-through traffic scenario: Home can only be accessed from Halibut Point 
Road. No other cut-through routes are present.  

g. Effects on vehicular and pedestrian safety: No significant changes expected, minimal traffic 
with one or two cars utilized for the rental.  
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h. Ability of the police, fire, and EMS personnel to respond to emergency calls on the site: 
Residence has reasonable access from Halibut Point Road. Applicant does not anticipate a change 
from the current ability of emergency services personnel to access the site. 

i. Logic of the internal traffic layout: The rental unit is a dwelling unit on the second level above 
a garage. The structure contains a kitchen, living/dining space, 1 bedroom and 1 bathroom.  

j. Effects of signage on nearby uses: No signage proposed. All signs shall comply with Sitka 
General Code. 

k. Presence of existing or proposed buffers on the site or immediately adjacent the site: House 
is set over 100 feet back from the front property line, ample vegetation on rear and sides of the 
structure is present, highway frontage, across the street from a recreation area.  

l. Relationship if the proposed conditional use is in a specific location to the goals, policies, and 
objectives of the comprehensive plan: An STR can help support the existing and growing tourism 
industry by providing transient guests with short-term housing options that allow the potential for 
more visitors to visit Sitka, bringing in money and creating opportunities for job creation and 
economic development. STRs also increase the affordability of housing for owners by offsetting 
housing costs with rental income. However, STRs correlate with negative impacts to available 
housing stock for residents, long-term rental rates, and increased purchase prices for housing.  

m. Other criteria that surface through public comments or planning commission review: None 
at this time.   

RECOMMENDATION 

The Planning Department recommends that the Planning Commission approve the conditional use 
permit application for a short-term rental at 2160 Halibut Point Road subject to the recommended 
conditions of approval. 

 

 
ATTACHMENTS 
Attachment A: Aerial  
Attachment B: STR Density 
Attachment C: Floor Plan 
Attachment D: Photos 
Attachment E: Plat 
Attachment F: Renter Handout 
Attachment G: Application 
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CONDITIONS OF APPROVAL 
 
1. Contingent upon a completed satisfactory life safety inspection. 

2. The facility shall be operated consistent with the application, narrative, and plans that were 
submitted with the request.  

3. The applicant shall submit an annual report beginning in 2020, covering the information on the 
form prepared by the Municipality, summarizing the number of nights the facility has been rented 
over the twelve month period starting with the date the facility began operation, bed tax remitted, 
any violations, concerns, and solutions implemented. The report is due within thirty days following 
the end of the reporting period. 

4. The Planning Commission, at its discretion, may schedule a public hearing at any time for the 
purpose of resolving issues with the request and mitigating adverse impacts on nearby properties 
upon receipt of meritorious complaint or evidence of violation of conditions of approval. 

5. Failure to comply with all applicable tax laws, including but not limited to remittance of all sales 
and bed tax, shall be grounds for revocation of the conditional use permit.  

6. The property owner shall register for a sales account prior to the Conditional Use Permit 
becoming valid.  

7. To mitigate the impact of odor from the short-term rental and comply with bear attraction 
nuisance requirements, the property owner shall assure all trash is deposited in trash receptacles and 
only placed on street for collection after 4:00 a.m. on trash collection day.  

8. To mitigate parking and traffic impacts, property owner shall provide detailed parking and traffic 
rules, and shall ensure all parking for all uses (residential or short-term rental) shall occur off-street, 
on-site, and further that should off-site parking occur at any time, the conditional use permit shall be 
revoked.   

9. Any signs must comply with Sitka General Code 22.20.090. 

10. A detailed rental overview shall be provided to renters detailing directions to the unit, 
transportation options, appropriate access, parking, trash management, noise control/quiet hours, 
and a general condition to respect the surrounding residential neighborhood. The renter handout 
shall include an advisory note to tenants to be mindful of vehicle and especially pedestrian traffic in 
the area, and to exercise caution coming and going from the property in motor vehicles.  

12. The property owner shall communicate to renters that a violation of these conditions of approval 
will be grounds for eviction of the short-term renters. 

13. Failure to comply with any of the above conditions may result in revocation of the conditional 
use permit. 
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Motions in favor of approval 
 

1) “I move to approve the conditional use permit for a short-term rental at 2160 Halibut Point 
Road in the R-1 MH single-family, duplex, and manufactured home zoning district subject to 
the attached conditions of approval. The property is also known as Lot 1, Vonrekowski 
Subdivision. The request is filed by Charles and Theresa Olson. The owners of record are 
Charles and Theresa Olson.  
 

2) “I move to adopt the required findings for conditional use permits.” 
 
The Planning Commission shall not approve a proposed development unless it first makes the 
following findings and conclusions:2 

 
1. …The granting of the proposed conditional use permit will not: 

a. Be detrimental to the public health, safety, and general welfare; specifically, 

conditions of approval require responsible management of garbage, noise, 

traffic, and parking, which will be monitored and enforced by the applicant. 

b. Adversely affect the established character of the surrounding vicinity; 
specifically, the rental makes use of an already developed single-family home 

with owner/manager monitoring the property. 

c. Be injurious to the uses, property, or improvements adjacent to, and in the 
vicinity of, the site in which the proposed use is to be located; specifically, by 

the enforcement of mitigation for potential impacts including traffic, odor, noise, 

and parking. 

2. The granting of the proposed conditional use permit is consistent and compatible 
with the intent of the goals, objectives, and policies of the comprehensive plan and 
any implementing regulation; specifically, to help sustain the existing and growing 

tourism industry in support of economic development goals and objectives to increase 

employment and attract new business. 

3. All conditions necessary to lessen any impacts of the proposed use are conditions 
that can be monitored and enforced; specifically, the applicant will monitor the 

property to enforce conditions 24/7. Violation of the rules provided in the rental 

overview may be grounds for eviction. 

                                                           
2 §22.30.160(C)—Required Findings for Conditional Use Permits 
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 City and Borough of Sitka  

                 100 Lincoln Street • Sitka, Alaska  99835 

Coast Guard City, USA 
 

 

Providing for today…preparing for tomorrow 

Planning and Community Development Department 
 

Case No:  P 19-05 
Proposal:  Final Plat – minor subdivision to result in 2 lots  
Applicant:  Shee Atika Holdings Alice Island, LLC 
Owner:  Shee Atika Holdings Alice Island, LLC 
Location:  601 Alice Loop 
Legal Desc.: Lot 10 Alice and Charcoal Island Subdivision 
Zone:  WD Waterfront District 
Size:   Existing: 148,975.20 square feet 

Proposed: Lot 1 – 60,518 square feet, Lot 2 –78,161 square feet 
Parcel ID:  1-9000-001 
Existing Use:  Commercial Real Estate 
Adjacent Use:  Vacant, Residential, Commercial, Harbor 
Utilities:  Alice Loop  
Access:  Alice Loop  
 
KEY POINTS AND CONCERNS: 

 Lots will easily meet dimensional development standards of 6,000 square feet net of 
access easements. 

 Direct vehicular and utility access from Alice Loop. 
 Existing infrastructure in place to provide parking, access, and utilities.  

 
RECOMMENDATION:  

Approve the final plat of the minor subdivision of 601 Alice Loop subject to the attached 
conditions of approval.

 
ATTACHMENTS: 
Attachment A: Aerial Photos 
Attachment B: Current Plat 
Attachment C: Proposed Plat 
Attachment D: Photos 
Attachment E: Applicant Materials 
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BACKGROUND: 
The property at 601 Alice Loop is currently a large, mostly undeveloped lot in the Waterfront 
zoning district. A building most commonly known as the former Mt. Edgecumbe Elementary 
School fronts the right-of-way on Alice Loop, with a large amount of vacant, unused land 
surrounding it. Future plans will likely include a major subdivision of the newly created Lot 2, 
which is why the applicant has included siting for a wide access and utility easement across Lots 
1 and 2. This minor subdivision is a first step in enabling the future development of the area.  

 
PROJECT DESCRIPTION:  
The proposed minor subdivision is intended to divide Lot 10 of the Alice and Charcoal Island 
Subdivision. The newly created parcels would both exceed the development standards for the 
Waterfront district; the minimum lot size in this zone is 6,000 square feet. In the proposed 
subdivision, Lot 1 would be 60,512 square feet (49,246 square feet net of access easements) and 
Lot 2 would be 78,161 square feet (65,351 square feet net of access easements).  

 

Both lots make contact with the right-of-way, Alice Loop. An access and utility easement is 
platted here overlapping Lots 1 and 2 to enable future development and further subdivision of 
Lot 2. A utility easement was also added to the north portion of Lot 1 as another utility point for 
future development of Lot 2. Maintenance agreements for these easements will be developed, 
recorded, and cited via plat note.  

 
Title 21 
The purposes of the subdivision regulations are: to promote and protect the public, health, safety 
and welfare; provide for appropriate roads, streets, and access; provide for useful, adequate and 
convenient open space; provide for means for efficient transportation, mobility, and access; 
assure adequate utilities; provide for emergency response accessibility; provide adequate 
recreation, light, and air; avoid population congestion; facilitate orderly development and 
growth; and accurate surveying. 1 These factors are analyzed in the below Analysis section.  

 
Development Standards 
The minimum lot area for the WD District is 6,000 square feet. Both resulting lots will meet 
these minimums. 

 
ANALYSIS:  
Site: Proposed Lot 1 will be 60,518 square feet (49,246 square feet net of access easements). Lot 
will retain existing structure and parking lot. Lot 2 will be 78,161 square feet (65,351 square feet 
net of access easements).  

                                                           
1 SGC Section 21.04.020 
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Utilities:  Utilities are available from Alice Loop, multiple utility easements are also platted to 
ensure future development options as well. Easement on the south end of the new Lot 2 is 
retained. Plat notes shall be added to cite recorded agreements for utility easements.  

 

Access, Roads, Transportation, and Mobility: Lots are directly accessed from Alice Loop, and 
a new access easement through both lots is platted for future development.  

 
Public, Health, Safety and Welfare: Locations for utilities are planned via proposed platted 
easements. A condition of approval requires all utility installations to undertake the required 
permitting processes. Creates developable, waterfront lot in a residential/multi-use 
neighborhood.  

 

Orderly and Efficient Layout and Development: Subdivision separates existing structure 
primarily used for commercial purposes from vacant, buildable land in a way that preserves 
future development opportunities on Lot 2.  

 

COMPREHENSIVE PLAN 
The proposed minor subdivision final plat complies with the Comprehensive Plan by following 
the subdivision process, and enables economic development of otherwise vacant land.  
 

RECOMMENDED MOTION 

1. I move to approve the final plat for a minor subdivision to result in two lots at 601 Alice 
Loop in the Waterfront zoning district. The property is also known as Lot 10 Alice and 
Charcoal Island Subdivision. The request is filed by Shee Atika Holdings Alice Island, LLC. 
The owner of record is Shee Atika Holdings Alice Island, LLC 

Conditions of Approval.  

1) All utilities, including water, sewer, and electricity shall be required to have an approved 
permit from the municipality; and all utility permits and design shall comply with all 
applicable code and design polices including, but not limited to 15.04.100, 15.04.110, 
15.04.240, and 15.04.250.  

2) This subdivision development and the plat, prior to recording, complies with all applicable 
Sitka General Code. 

3) All applicable state, federal, and tribal permits, licenses, regulations, and statutes shall be 
followed in subdividing this land.  

4) Easement maintenance agreements for the access and utility easements shall be developed 
and recorded before final plat recording.  
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5) All easement agreements will be cited via plat notes. The City and Borough of Sitka is a 
party to all easements.  

 

2. I move to adopt the following findings: 

a. The final plat meets its burden of proof as to access, utilities, and dimensions as proposed;  
b. The proposed minor subdivision final plat complies with the Comprehensive Plan by 

following the subdivision process, and enables economic development of otherwise vacant 
land;  

c. The proposed minor subdivision final plat complies with the subdivision code; and 
d. The minor subdivision final plat is not injurious to the public health, safety, and welfare and 

further that the proposed plat notes and conditions of approval protect the harmony of use 
and the public’s health, safety and welfare. 
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 City and Borough of Sitka  

                 100 Lincoln Street • Sitka, Alaska  99835 

Coast Guard City, USA 
 

 

Providing for today…preparing for tomorrow 

Planning and Community Development Department 
 

Case No:  P 19-06 
Proposal:  Final Plat – hybrid minor subdivision to result in 5 lots  
Applicant:  Shee Atika Inc.  
Owner:  Shee Atika Inc.  
Location:  430 and 470 Alice Loop 
Legal Desc.: Lots 11C and 11D William Paul Subdivision 
Zone:  WD Waterfront District 
Size:   430 Alice Loop Existing: 29,629 square feet,  

Proposed: Lot 3 – 9,744 sf, Lot 4 – 10,253 sf, Lot 5 – 9,607 sf 
   470 Alice Loop Existing: 21,662 square feet 

Proposed: Lot 1 – 12,558 sf, Lot 2 –9,103 sf 
Parcel IDs:  430 Alice Loop: 1-9020-003 
  470 Alice Loop: 1-9020-002 
Existing Use:  Vacant, Undeveloped 
Adjacent Use:  Vacant, Residential, Commercial, Harbor 
Utilities:  Alice Loop  
Access:  Alice Loop  
 
KEY POINTS AND CONCERNS: 

 Lots will meet dimensional development standards of 6,000 square feet net of access 
easements. 

 Three lots have direct vehicular and utility access from Alice Loop – meeting the threshold 
for hybrid minor subdivisions that at least one lot is fully served by a right-of-way.  

 Existing infrastructure is in place to provide parking, access, and utilities.  
 

RECOMMENDATION:  

Approve the final plat of the minor subdivision of 430 and 470 Alice Loop subject to the 
attached conditions of approval.

 
ATTACHMENTS: 
Attachment A: Aerial Photos 
Attachment B: Current Plat 
Attachment C: Proposed Plat 
Attachment D: Photos 
Attachment E: Applicant Materials 
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BACKGROUND: 
The properties at 430 and 470 Alice Loop are currently a large, vacant, and mostly undeveloped 
lots in the Waterfront zoning district. The land was subdivided into the William Paul Subdivision 
in 2015, a minor subdivision of Lot 11, Alice and Charcoal Island Subdivision. Shee Atika 
Holdings Alice Island, LLC has retained ownership of 4 of the 5 lots in the William Paul 
Subdivision.  

While this platting action results in more than 4 lots as is common in minor subdivisions, the 
action is the subdivision of two lots resulting in five (rather than the subdivision of one lot 
resulting in more than four lots). Further, a hybrid minor subdivision can result in five lots if at 
least one lot is fully served in terms of access and utilities by a right-of-way rather than by 
easement. Further, no more than 4 lots are accessed via a platted access easement, and of the five 
lots created, 3 make contact with a right-of-way for access and utilities. Given these factors, 
requiring review and development standards in accordance with a major subdivision is not 
“right-sized” with the proposed subdivision plan. Consideration of this platting action as hybrid 
minor subdivision is most appropriate.  

During consideration of the preliminary plat, the Planning Commission had two primary 
concerns/changes they wished to see for the final plat. The first was that the easement granted 
through the proposed Lot 2 should be widened to 20 feet rather than 15 feet which was shown. 
This has been updated on the final plat. The Commission was also unsure of whether or not the 
proposed Lot 4 met the development standard of lots being at least 60 feet wide. The Curve Data 
table on the plat indicates the front property line for the proposed Lot 4 meets this standard and is 
60 feet wide.  

 
PROJECT DESCRIPTION:  
The proposed minor subdivision is intended to divide Lots 11C and 11D of the William Paul 
Subdivision. The newly created parcels will exceed the development standards for the 
Waterfront district; the minimum lot size in this zone is 6,000 square feet net of access 
easements. In the proposed subdivision, the lots will have the following sizes (measured net of 
access easements):  

 Lot 1: 12,558 sf 
 Lot 2: 7,283 sf 
 Lot 3: 9,744 sf 
 Lot 4: 9,869 sf 
 Lot 5: 7,185 sf 

 

Lots 3, 4, and 5 make contact with the right-of-way, Alice Loop. An access and utility easement 
is platted along the east side of Lot 5 to serve Lots 11A, 11B, and 11C of the William Paul 
Subdivision. As Lot 11C will be subdivided into two lots, the easement will now provide access 
to four lots. A maintenance agreement is already developed, recorded, and cited via plat note.  
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Title 21 
The purposes of the subdivision regulations are: to promote and protect the public, health, safety 
and welfare; provide for appropriate roads, streets, and access; provide for useful, adequate and 
convenient open space; provide for means for efficient transportation, mobility, and access; 
assure adequate utilities; provide for emergency response accessibility; provide adequate 
recreation, light, and air; avoid population congestion; facilitate orderly development and 
growth; and accurate surveying. 1 These factors are analyzed in the below Analysis section.  

 
Development Standards 
The minimum lot area for the WD District is 6,000 square feet. All resulting lots will meet these 
minimums. 

 
ANALYSIS:  
Site: Lots are currently large, flat, and undeveloped. Lot sizes listed above under project 
description; all lots meet the dimensional standards for the zoning district.  

 

Utilities:  Utilities are available from Alice Loop, multiple utility easements are also platted to 
ensure future development options as well. Maintenance agreements for utility easements will be 
cited via plat note and recorded prior to final plat recording.  

 

Access, Roads, Transportation, and Mobility: Three of the lots are directly accessed from 
Alice Loop, an existing easement would serve two lots – four lots total would utilize this 
easement which is consistent with code requirements for access easements.  

 
Public, Health, Safety and Welfare: Locations for utilities are planned via proposed platted 
easements. A condition of approval requires all utility installations to undertake the required 
permitting processes. Creates developable, waterfront lot in a residential/multi-use 
neighborhood.  

 
Orderly and Efficient Layout and Development: Lot 11C and 11D should be developed and 
subdivided in coordination with one another; access to Lot 11C is dependent on easement 
provided by Lots 11B and 11D.  

 

COMPREHENSIVE PLAN 
The proposed minor subdivision final plat complies with the Comprehensive Plan by following 
the subdivision process, and enables economic development of otherwise vacant land.  

                                                           
1 SGC Section 21.04.020 
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RECOMMENDED MOTION 

1. I move to approve the final plat for a hybrid minor subdivision to result in five lots at 430 
and 470 Alice Loop in the Waterfront zoning district subject to the attached conditions of 
approval. The properties are also known as Lot 11C and 11D William Paul Subdivision. The 
request is filed by Shee Atika Inc. The owner of record is Shee Atika Inc.  

Conditions of Approval.  

1) All utilities, including water, sewer, and electricity shall be required to have an approved 
permit from the municipality; and all utility permits and design shall comply with all 
applicable code and design polices including, but not limited to 15.04.100, 15.04.110, 
15.04.240, and 15.04.250.  

2) This subdivision development and the plat, prior to recording, complies with all applicable 
Sitka General Code. 

3) All applicable state, federal, and tribal permits, licenses, regulations, and statutes shall be 
followed in subdividing this land.  

4) Easement maintenance agreements for the access and utility easements shall be developed 
and recorded before final plat recording.  

5) All easement agreements will be cited via plat notes. The City and Borough of Sitka is a 
party to all easements.  

 

2. I move to adopt the following findings: 

a. The final plat meets its burden of proof as to access, utilities, and dimensions as proposed;  
b. The proposed minor subdivision final plat complies with the Comprehensive Plan by 

following the subdivision process, and enables economic development of otherwise vacant 
land;  

c. The proposed minor subdivision final plat complies with the subdivision code; and 
d. The minor subdivision final plat is not injurious to the public health, safety, and welfare and 

further that the proposed plat notes and conditions of approval protect the harmony of use 
and the public’s health, safety and welfare. 
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